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REPORT ON THE DOWNTOWN URBAN  
RENEWAL DISTRICT PLAN  

 

Chapter 1: Introduction 
 
The City of Eugene has prepared an amendment to the Downtown Urban Renewal Plan for 
the Downtown Urban Renewal District (“Plan”), originally adopted on July 1968 and 
modified December 1968, December 1989, June 1998, September 2004, May 2010, and 
June 2016.  This 2020 Amendment is a Type II amendment as defined in section 1200 of the 
Plan; that is, a substantial change to the Plan that does not require the notice described in 
ORS 457.120.   
 
The purpose of the proposed 2020 Amendment to the Plan is to remove the spending cap 
placed on the Farmers Market project as part of the 2016 Amendment.  The 2020 
Amendment does not increase total maximum indebtedness for the Plan.  This report 
provides information on all of the projects in the Plan.   
 
Background:  The 2016 Amendment to the Plan identified four specific projects and placed 
a cap on the amount of tax increment that could be spent on each project.  The 2016 
Amendment also included a public process that must be followed before Urban Renewal 
funds can be used for the projects.  The projects are:  

• Infrastructure improvements to parks, plazas, and open space; 
• The creation of an improved permanent Farmers Market;  
• Construction of critical utility high-speed fiber; and 
• Redevelopment of 1059 Willamette (the former LCC Downtown Center). 

 
The public involvement process required by the 2016 Amendment outlines four steps that 

give the Agency Board more information about the projects before action. The process 

steps are:  

1) An opportunity for the community to share aspirations and vision for the 
projects.  

2) A presentation by staff to the Agency Board summarizing the public engagement, 

sharing cost estimates and presenting funding mechanisms.  

3) A public hearing on whether the projects should move forward and how they 

should be funded.  

4) Agency Board deliberation about using Urban Renewal funds for the projects, and 

subsequent action. 
 

For the Farmers Market and Park Blocks projects, the Concept Design process conducted in 

2019 fulfilled the requirements of Step #1. Step #2 began at the Agency Board’s work 

session on October 30, 2019, which summarized the public engagement, and continued at 

Council’s work session on February 24, 2020, which included a list of funding options . Step 
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#2 was completed at the Agency Board’s work session on June 22, 2020 with the 

presentation of the Schematic Design and cost estimates. The public hearing on July 20, 
2020 fulfilled Step #3. The Agency Board took action, completing Step #4 on July 27, 2020.  

The Board authorized City Staff to move forward with the full Farmers Market project, a 

portion of Park Blocks work, and minimal funding for open space.   

 
On June 22, 2020, the Agency Board started the process to amend the Downtown Urban 

Renewal Plan to remove the cap on tax increment for the Farmers Market. This Report 

accompanies the Plan and consists of text, tables, and appendices. 

 
The Downtown Urban Renewal District contains approximately 75 acres, more particularly 
described in Exhibit B to the Plan and shown on the map attached as Exhibit A to the Plan 
(the “Plan Area”).   
 

Chapter 2: Description of Physical, Social, Economic, and 
Environmental Conditions in the Plan Area 
 

Note:  This description and assessment is current to the identified dates. 
 

A. Physical Conditions 
1. Land Area  

The Plan Area encompasses about 75 acres. See Appendix, Exhibit A for a map of the 
Plan Area.   
 
The total incorporated land area for the City of Eugene, as of August 2020, is 28,385 
acres.  The Plan Area represents about 0.3 percent of the City’s total land area.  This 
area combined with the Riverfront Urban Renewal District of about 245 acres, 
equals approximately 320 acres in renewal districts, which is less than two percent 
of the City’s total land area and well below the 15 percent maximum allowed by 
Oregon State law.  

 
2. Existing Land Use and Zoning 

For this section, land use data is listed by site address and zoning is listed by 
property taxlot. Table 1 on the next page shows the generalized land use of the land 
in the Plan Area as of August 2020 by category.  Table 2 shows the zoning of the land 
in the Plan Area as of August 2020; a description of each zone can be found in the 
City Land Use Code.  A zoning map and land use map of the Plan Area are located in 
the Appendix, Exhibits B and D. 
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Table 1. Generalized Land Use          Table 2. Zoning 

Land Use Code Number of 
Addresses 

% Total 

C: 
Communication 

4 0.5% 

E: Education 9 1.0% 

F: 
Transportation 
Related 

3 0.3% 

G: Government 18 2.1% 

I: Industrial 5 0.6% 
J: Religious, 
Charitable 

2 0.2% 

L: Recreation 21 2.4% 

M: Multi-family 312 35.8% 
O: General 
Services 

342 39.2% 

P: Parks 2 0.2% 

R: Retail 154 17.7% 

Grand Total 872 100.0% 
Data: Regional GIS: Site Address Land Use, August 2020 

 

  
Zoning  Acres 

C-2 Community Commercial 0.7 

C-3 Major Commercial 39.1 

PL Public Land 4.6 

S-H Historic 0.1 

  Total Zoned property 44.6 

Non-Taxloted Right-of-Way 30.3 
  Total 74.9 

Data: Regional GIS, August 2020 
 

 
3. Historic Structures  

In the past, numerous old buildings were lost in the downtown core area due to 
demolition or neglect.  While not all of these structures were historically or 
architecturally significant, it is clear that our urban heritage was not 
considered worthy for preservation or re-use.  Today, the Agency aims to take an 
active role in celebrating that urban heritage by preserving and reclaiming obsolete 
or underutilized buildings as well as parts of the urban landscape in need of 
improvements, such as the Park Blocks, that form an important part of the fabric 
and history of downtown, which is part of our legacy for future generations. 

 
4. Parks and Plazas  

Downtown plays two roles in our city, as both the shared civic, cultural, and 
economic center, and as a neighborhood of its own.  Downtown needs to be served 
by parks and plazas that provide public gathering spaces, room for events, and areas 
of nature in the heart of the city.  As development continues downtown, the role of 
these urban open spaces becomes even more important for livability, for 
conviviality, and as amenities to draw and sustain a high quality and diverse mix of 
commercial, governmental, residential, and cultural uses.  The open spaces that are 
currently downtown (Broadway Plaza, the Park Blocks, and the Hult Center Plaza) 
do not appear to meet the area’s needs for open space as they are insufficient, 
deteriorated, uninviting, in places not accessible, and overall not conducive to 
incidental or intentional use.  All of these have obsolete or deteriorated features.  
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They are also underutilized and lack basic infrastructure including adequate 
lighting, power, and water (gray water and drinking water for public or commercial 
use) as well as comfortable and inviting amenities such as well-designed seating, 
restrooms, and public wi-fi.  These improvements will increase the utility, 
desirability, and economic impact of these spaces, make the Plan Area more inviting 
and attractive overall, and create the conditions for increased residential and 
commercial investment in the future. 

 
5. Telecommunications Utility System  

The 2016 Amendment identified funds to support the construction of a high-speed 
fiber network in the downtown.  EWEB began construction and completed the 
installation of the fiber network throughout the designated footprint of the project 
boundary in October 2019. The fiber runs through existing EWEB infrastructure, 
and any building within the project boundary is able to connect to the network. 
Buildings must pay an installation fee to connect to EUGNet. The EUGNet system 
established a competitive landscape for telecommunications downtown. It is an 
‘open access’ network, which means that the publicly-owned fiber infrastructure can 
be leased by any internet service provider. There are now multiple internet service 
providers (ISPs) competing to be downtown businesses’ service provider.  
 
Telecommunications customers in the downtown have seen their internet speeds 
grow by a factor of ten and prices have declined by a factor of two. The fiber project 
is currently in the process of making improvements to the WIX (Willamette Internet 
Exchange) because it had reached capacity and was unable to offer space to new 
ISPs who wanted to have a presence in the WIX. The expansion is creating new 
space, so that the facility can host more ISPs. 
 

6. Streets, Alleys, Sidewalks  
When the Plan Area was first adopted, it included major portions of the streets, 
alleys, and sidewalks within the Plan Area were upgraded.  As documented in the 
blight findings attached to the Ordinance amending the Plan, many of the pedestrian 
walkways as well as portions of paved streets in the Plan Area have significantly 
deteriorated.  In addition, some streets are in need of repair and renovation to 
enhance their function, safety and attractiveness for public use. As an example, Park 
Street, which runs adjacent to the Park Blocks on three sides, needs sidewalk and 
accessibility improvements, curb changes, and a redesign of parking to better 
accommodate activities that spill over from the Park Blocks.  Oak Street and 8th 
Avenue are the major streets bisecting the Park Blocks; both only carry traffic in one 
direction.  Plans and policy direction support the conversion of 8th Avenue to a two-
way street.  Both Oak Street and 8th Avenue need improvement to maintain traffic 
flow and allow for ease of pedestrian use, such as lane narrowing and bump-outs. 
 

7. Sanitary Sewer System  
The sanitary sewer system within the Plan Area has sufficient capacity for current 
and future needs. Twenty percent of the system has been rehabilitated and is in like-
new condition. Eight percent of the system is aging but functioning as designed.    
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8. Water Delivery System  

According to EWEB, the water delivery system within the boundaries of the Plan 
Area is generally in sufficient condition and of sufficient capacity to support 
additional development. Targeted improvements to the distribution system, such as 
upsizing or replacement of older pipe, may be required in certain locations to 
support new development with higher water demand.   
 

 

B.  Social Conditions 
1. Housing 

There are 312 housing units in the Plan Area as of June 2020.  Around 75 of these 
units are located in the Lane Community College Titan student housing, which are 
shared apartments for 255 residents.  (Data: Regional GIS, August 2020 Site Address 
Land Use) 
 

2. Socio-Economic 
Based on information from the 2018 5-Year American Community Survey (ACS) 
data, there are 2,983 people living in the two block groups that contain the Plan 
Area.  See Table 3 below and Appendix Exhibit C for a map of census boundaries.   

 

Table 3. Population & Median Household Income 

 Population 
Margin of Error 

(+/-) 
Median Household 

Income 
Margin of Error 

(+/-) 

City of Eugene 165,997 75  $   49,029.00   $   1,447.00  

Census Tract 3900, 
Block Group 1 1,380 320  $   24,485.00   $   9,241.00  

Census Tract 3900, 
Block Group 2 1,603 342  $   20,239.00   $   5,606.00  

Total Population 2,983    
Data: ACS 2018 5-Year Estimates. B01003 Total Population, B19013 Median Household Income 

 
   

3. Employment 
Information on employment in the Plan Area is based on the best obtainable data.  
The COVID-19 pandemic has impacted businesses in the Plan Area and the full 
extent of that impact is not known at this time.  Information from InfoUSA shows 
that there are 454 employers with around 5,000 employees in the Plan Area.  The 
largest employers (with over 100 employees) in the Plan Area are the City of 
Eugene, Venture Data, Lane Council of Governments, Graduate Eugene and the 
Downtown Athletic Club. This data from InfoUSA has various update dates, ranging 
from 2018-2020 and is at this time the most reliable data source. Data: InfoUSA, 
June 2020. 
 

C. Economic Conditions  
1. Value of Property 
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The FY20 taxable assessed value for the entire City is $16,284,789,478.  The total 
taxable assessed value for the Plan Area as of FY20 is $217,953,636.  Table 4 below 
demonstrates that the combined frozen bases for the Downtown and Riverfront 
urban renewal districts is well below the 15% limit imposed by ORS 457.420. 
 

Table 4. Assessed Value of the Frozen Base 
  Downtown 

Urban Renewal 
District 

Riverfront Urban 
Renewal District 

Total Total as a % of 
City AV 

Frozen Base $33,736,746 $50,609,448 $84,346,194 0.5% 

 
2. Relationship of the Value of Improvements to the Value of Land  

The current ratio of improvement value to land value within the Plan Area, based on 
2020 assessment records and excluding all tax-exempt property, is 5.6 to 1.   
 

D.  Environmental Conditions  
The Plan Area has been an established commercial business area for many years.  Most 
streets, sidewalks, alleys, and sewers are in place and will be upgraded and maintained.  
The public park areas within the Plan Area will be maintained as needed by the City.  
However, the Plan provides opportunities to improve the function and condition of some of 
the streets, public parks, and public plazas.  The Park Blocks are directly on a pedestrian, 
bicycle, and car path to the river and are a critical piece of the Willamette to Willamette 
Initiative.  A central intent of that project is to transform 8th Avenue from a predominantly 
one-way west bound street with inadequate pedestrian and bicycle amenities into a two-
way, inviting, and gracious path to and from the river and the anticipated development on 
the EWEB property as well as the university area to the east.  Significant infrastructure 
design and construction will be required to implement this transformative project. 
 

 
Chapter 3: Expected Impact, Including Fiscal Impact, of the 
Plan in Light of Added Services or Increased Population  
 
Section 600 of the Plan allows for several projects (described in more detail in Chapter 5) 
that will improve the function, condition, and appearance of the Plan Area through: 

• Improved parks and plazas throughout the Plan Area, including improvements to 
the Park Blocks for overall community use, and to support the continued use for 
the Saturday Market; 

• Improved permanent area for the Farmers Market;  
• Funding of critical high-speed fiber utility; and 
• Redevelopment of 1059 Willamette. 

 
These projects also support the Plan goal to strengthen the economic conditions of the Plan 
Area.  One measure of this goal is the expected increase in the taxable property values 
caused by the projects.  Areas adjacent to the Plan Area are also expected to become more 
viable.  From FY17 through the estimated remaining life of the District (FY25), assessed 
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values in the Plan Area are estimated to increase by about $65 million.  The projects will 
also contribute to the goal of enhancing downtown’s role as the regional economic, 
governmental, and cultural center and central location for public and private development 
and investment.  Improvements to parks and plazas will contribute to the goal of 
reinforcing the Plan Area as a place to live, work, or visit by providing inviting and highly 
functional spaces for the community to enjoy on a daily basis as well as for programmed 
events. 
 
Regarding potential impacts to the 4J school district, they are the same as when the 2016 

Amendment was approved.  While the 1059 Willamette redevelopment will have a minor 

direct impact on the number of residential units in the Plan Area, the other projects are 
likely to increase jobs and amenities downtown, which will ideally increase the number of 

people living downtown. (See Chapter 9 for a summary of the financial impact that the 

Downtown District has on 4J.)  EUGNet, the downtown fiber project has successfully 

installed underground fiber, which has on average increased internet speeds by a factor of 
ten and decreased prices by a factor of two for EUGNet users including public agencies. 4J 

has connected with EUGNet and has benefited from these increased speeds and decreased 

prices. The Plan projects, like all development projects, are expected to impact police 
services, transportation, utilities, and other public services.   

 
City Council selected projects within the Plan Area for the way in which they support 
planning efforts and strategies, such as Envision Eugene, and adopted policy documents, 
such as the Eugene Downtown Plan.  Developed with significant public input, the planning 
documents were based on assumptions about the value of and expected need for higher 
density of uses and development, with a consequent need for new and improved services 
and amenities.  The Plan is expected to facilitate improvements within the Plan Area, 
thereby addressing the goals and policies in these documents.  The policies of the 
Downtown Plan strongly support increased residential and mixed-use development 
downtown, and the reinforcement of downtown as the economic and cultural center of the 
community.   
 
The Downtown Plan also contains specific policies in support of improvements to public 
open spaces downtown.  Similarly, the pillars of Envision Eugene that will be addressed 
from the Plan projects are to provide ample employment opportunities, to provide housing 
affordable to all income levels, and to promote compact development and efficient use of 
transportation.  Specifically, the Plan projects are expected to increase jobs and amenities 
downtown, which could increase housing demand downtown, thereby implementing 
Envision Eugene strategies to meet more of Eugene’s multi-family housing and jobs needs 
downtown, increase job opportunities, and transform downtown into a mixed-use 
neighborhood that fosters active, walkable community living.  The projects in the Plan do 
not result in an intensification of development beyond that previously anticipated under 
the planning documents. 
 
The Agency will use tax increment revenues to carry out the Plan.  The use of tax increment 
revenues will affect the property tax revenues and bonded debt tax rates of other taxing 
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jurisdictions that share assessed value with the Plan Area.  The property tax impacts are 
described in Chapter 9.   
 

Chapter 4: Reasons for Selection of the Plan Area  
 
The Plan Area was adopted in 1968 with approximately 70 acres.  This area was selected 
after a comprehensive community process under the guidance of the Federal Department 
of Housing and Urban Development (HUD).  The four goals of the Plan are to (1) improve 
the function, condition, and appearance of the Plan Area, (2) reduce blight and blighting 
influences, (3) strengthen the economic conditions of the Plan Area, and (4) enhance 
downtown’s role as a central location for development and investment as a main regional 
economic, governmental, and cultural center.   
 
According to ORS 457.010, "blighted areas" means areas that, by reason of deterioration, 
faulty planning, inadequate or improper facilities, deleterious land use or the existence of 
unsafe structures, or any combination of these factors, are detrimental to the safety, health 
or welfare of the community. A blighted area is characterized by the existence of one or 
more of the following conditions: 
 
(a) The existence of buildings and structures, used or intended to be used for living, com-

mercial, industrial or other purposes, or any combination of those uses, that are unfit or 
unsafe to occupy for those purposes because of any one or a combination of the 
following conditions: 

(A) Defective design and quality of physical construction; 
(B) Faulty interior arrangement and exterior spacing; 
(C) Overcrowding and a high density of population; 
(D) Inadequate provision for ventilation, light, sanitation, open spaces and 

recreation facilities; or 
(E) Obsolescence, deterioration, dilapidation, mixed character or shifting of uses; 

(b) An economic dislocation, deterioration or disuse of property resulting from faulty 
planning; 

(c) The division or subdivision and sale of property or lots of irregular form and shape and 
inadequate size or dimensions for property usefulness and development; 

(d) The laying out of property or lots in disregard of contours, drainage and other physical 
characteristics of the terrain and surrounding conditions; 

(e) The existence of inadequate streets and other rights of way, open spaces and utilities; 
(f) The existence of property or lots or other areas that are subject to inundation by water; 
(g) A prevalence of depreciated values, impaired investments and social and economic 

maladjustments to such an extent that the capacity to pay taxes is reduced and tax 
receipts are inadequate for the cost of public services rendered; 

(h) A growing or total lack of proper utilization of areas, resulting in a stagnant and unpro-
ductive condition of land potentially useful and valuable for contributing to the public 
health, safety and welfare; or 
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(i) A loss of population and reduction of proper utilization of the area, resulting in its 
further deterioration and added costs to the taxpayer for the creation of new public 
facilities and services elsewhere. 

  
Urban renewal funds that are directed at improving or reducing the blighted conditions 
will attract positive activity downtown, stimulate economic development and private 
investment, promote downtown revitalization, and enhance the value of the Plan Area as a 
whole.  As the number of businesses and opportunities for investment increases, existing 
businesses and development will also benefit, including restaurants, retail and housing, 
leading to improved conditions, and higher property values within the Plan Area. 
 

Chapter 5:   Relationship Between Existing Conditions and 
Each Project Activity Undertaken in the Plan  
 
All Projects set forth in Section 600 of the Plan are intended to correct the existing defici-
encies in the Plan Area as described in this report (see Chapter 2).   
 
The projects in Section 600 of the Plan are:   

1) Infrastructure improvements to parks, plazas, Farmers Market, open space, and 
streets to provide an inviting civic space aligned with the Willamette to Willamette 
Initiative for the community, better opportunities for the Farmers Market, and 
inviting and accessible connections between the public spaces; 

2) Construction of critical high-speed fiber utility; and 
3) Redevelopment of 1059 Willamette. 

 
1) Improved Parks, Plazas, Farmers Market, Restrooms, Open Space, and Streets:  

Improvements to the parks and plazas in the Plan Area benefit the growing community 
of employees, commercial and cultural uses, visitors, and residents, as well as the 
community at large with a revitalized, attractive, safe, and economically healthy 
downtown core.  A robust public engagement effort occurred in the Spring and Summer 
of 2019 that determined the changes that are most desired by the community and that 
will enhance the function of the Park Blocks during programmed and non-programmed 
times.  The goal of the public engagement effort was to draw on the experience and 
expertise of a wide group of community members to clarify the community’s 
commitment to downtown and to develop parks and plazas in alignment with the 
community’s vision for public space in the heart of the city. 
 
The City founders understood the importance of public space; the Park Blocks are a 
living legacy of their forethought and civic spirit. The design, appearance and function 
of the Park Blocks are a critical component of Eugene’s identity and economic health 
and the long-term location for two beloved organizations, the Saturday Market and the 
Lane County Farmers Market.  On a direct path to the Willamette River from downtown, 
the Park Blocks are also a key part of the Willamette to Willamette Initiative.   
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For the other public spaces in the Plan Area, including Broadway Plaza and the Hult 
Center Plaza, improvements are needed to benefit the public in terms of the safety, 
health, and welfare of residents through the removal of blighted conditions, improved 
amenities and attractiveness of these spaces as well as their impact on existing and 
desired adjacent uses.  With the needed improvements in place, these downtown spaces 
will have the potential to more fully support the growing downtown neighborhood and 
to provide an inviting urban open space in the core of the city for the entire community.  
A focused, strategic investment in the amenities, design, and character of these spaces 
strengthens the conditions for increased desired uses and development downtown.    
 
The Lane County Farmers Market operates multiple times per week during the spring, 
summer, and fall on a portion of the Park Blocks on 8th Avenue.  The Farmers Market 
continues to encounter difficult issues with that location, such as inadequate electrical 
service, uneven, unpaved, and inaccessible surfaces, and lack of a permanent shelter. 
Reincorporating the Butterfly Parking Lot into the Park Blocks for the Farmers Market 
would re-establish the original Park Blocks and support a cornerstone of downtown 
activity and one of the most significant public event venues in the city.  For the past few 
years, the Farmers Market has expressed a need and desire to expand its offerings to 
maintain financial viability and potentially operate year-round.  The Agency will 
improve the Park Blocks in order to make that location more attractive and functional 
for the Farmers Market and accessible, safe, and inviting for the public. The Agency and 
City purchased the Butterfly Lot in January 2019 to serve as the location of the future 
City Hall and improved Farmers Market.  
 
The Hult Center is a community asset with an underutilized and awkwardly configured 
plaza that will benefit from community engagement and subsequent system planning 
and/or improvements.  The Agency assembled the land and donated the property to the 
City for the Hult Center development.  In 1978, voters supported an $18.5 million 
General Obligation bond to finance the Hult Center construction.  Since its grand 
opening in 1982, the Hult Center has been charming audiences with popular 
performances in the Silva Concert Hall and the Soreng Theater.  However, the outside of 
the Hult Center does not create an inviting and safe place for gathering before or after 
events, and does not provide a positive economic impact for nearby users.  
 
The parks and plazas in the Plan Area have the potential to add to the livability and the 
economic vitality of the entire downtown.  As downtown density increases, these 
areas could provide much needed urban open spaces to support the growing downtown 
neighborhood, as well as an inviting destination for the entire community.  At present, 
they are little used outside of programmed events, and need improvement to enhance 
function, accessibility, attractiveness, and identity.   

 
Blighted conditions in these areas include barren spaces with broken and deteriorated 
pedestrian open areas and walkways, lack of amenities such as seating or water and 
areas that do not meet accessibility standards.  The expenditure of urban renewal funds 
for these parks and plazas will improve or remove blighted conditions, attract positive 
activity downtown, stimulate economic development, promote downtown 
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revitalization, provide a healthier and safer place for residents to congregate, and 
enhance the value of the Plan Area as a whole.  
 

2) High-Speed Fiber:  The 2013 City of Eugene Broadband Strategic Plan identified the 
development of a downtown fiber network as a strategic goal.  After completion of the 
Strategic Plan, City staff worked with LCOG and EWEB on a successful pilot project, to 
test the feasibility of implementing a municipally owned downtown network.  The City, 
EWEB, and LCOG identified a workable method to connect buildings by running fiber 
optics cables through existing electrical conduit.   

 
EWEB completed the installation of the fiber network throughout the designated 
footprint of the project boundary in October 2019. LCOG is currently in the process of 
making improvements to the WIX (Willamette Internet Exchange) because it had 
reached capacity and has been unable to offer space to new internet service providers 
(ISPs) who wanted to have a presence in the WIX. The improvements will expand the 
WIX, so that the facility can host more ISPs. 
 

3) 1059 Willamette Redevelopment:  The 66,000 square foot building located at 1059 
Willamette Street was vacated in January 2013 when the new Lane Community College 
Downtown Campus opened on 10th Avenue and Olive Street.  At present, the vacant 
building neither provides space for active uses nor adds to downtown vitality.  
Redevelopment of this large structure will benefit the Plan Area by improving a 
blighted building that is currently vacant, increasing the mix of uses in the Plan Area, 
and stimulating additional public and private investment.  Blighted conditions at this 
property include vacancy, underutilization, decreased property values, and population 
loss.  Redevelopment of this property will help eliminate blight by contributing to 
reinvestment in the community that can lead to increased property values, through 
revitalization of a stagnant and underutilized property, and creating an attraction for 
investors and/or entrepreneurs to reinvest in the Plan Area. 
 
In January 2020, City Council approved the use of non‐urban renewal funds (federal 
Community Development Block Grant (CDBG)) funds for acquisition of the site for 
affordable housing. The use of CDBG funds requires that at least 51% of the units must 
be affordable housing for households earning up to 80% of the Area Median Income 
(which is sometimes referred to as Workforce Housing). The remaining 49% can be 
leased at any income level, including market rate. The City purchased the property in 
April 2020.  Tax increment funds are available for use in the redevelopment of the site 
in accordance with the Plan. The current plan for the property is to utilize a Request for 
Proposals (RFP) process to utilize this mixed-income approach to maximize the 
financial feasibility of the project. The RFP will be released in the fall of 2020, and 
Council’s selection of a developer is anticipated for early 2021.  

 
The projects included in the Plan were selected for their ability to address blighted 
conditions and to serve as catalysts for reducing the prevalence of blight within the Plan 
Area.  The improvements to the Park Blocks and the other downtown open spaces will 
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target areas with documented evidence of blight in order to increase the accessibility, 
enjoyment and use of these areas.  As a result, the downtown open spaces will transform 
from underutilized areas to amenities drawing additional users and ultimately new 
residents and employees.  Adding high-speed fiber will also add significant value to the 
district by creating the conditions for businesses to succeed, particularly those businesses 
in the growing cluster of high-tech firms.  Strengthening businesses in this economic sector 
increases the ability of firms to add new employees, grow the business base, and add 
additional value to properties within the Plan Area.  Using urban renewal funds to assist in 
the redevelopment directly addresses a significant blighted property in the Plan 
Area.  When this large, underutilized, and outdated structure is transformed for new uses, 
the property will support other activities in the Plan Area and the blighting influence of a 
vacant property will be removed, which will positively impact adjacent and nearby 
properties.  Improvements for the Farmers Market will strengthen the local food sector of 
our regional economy and reduce or remove the blighting conditions of the existing 
location.  A renovated location or new structure will also enhance the ability of the Farmers 
Market to serve as an amenity to other businesses and residents’ downtown, as well as an 
attraction for the entire community, leading to additional activity in the Plan Area and, 
ultimately, greater economic stability and increased values within the Plan Area. 
 

Chapter 6: Estimated Total Cost of Each Project or Activity, 
Sources of Money, and Anticipated Completion Date for Each 
Project or Activity  
 
This Report includes the estimated cost of Projects in section 600 of the Plan.  Table 5 
shows that urban renewal financing is estimated to provide $19.4 million (or 
approximately 60%) of funding out of an estimated total of $32.4 million of public and 
private investment from FY17 through FY25.   
 
Table 5 lists the project activities included in the Plan and estimated amounts based on the 
motion approved by the Agency Board on September 30, 2020 .  As a reminder, project 
scoping and Agency Board decision for Open Spaces; and RFP process/negotiations for 
1059 Willamette have yet to occur. Below is a short description of each of the Projects. 
 
Parks, Plazas, Farmers Market, Open Space, Restrooms, and Street Improvements:  In June 
2017, the City Council, in partnership with the Lane County Board of Commissioners, 
announced the agreement for the City and Agency to each acquire half of the Butterfly Lot 
property as the future home of the City Hall and Farmers Market (north and south portions 
of the property, respectively). The City Council and Agency Board approved the purchase in 
June 2017, and the property was purchased in January 2019. In May 2019, Council gave 
further endorsement to the project by authorizing the design work for a City Hall on the 
north half of the Butterfly Lot site, and in October 2019, the Agency Board authorized 
further design work for the Park Blocks and Farmers Market based on the concept design. 
Following a public hearing, on July 27, 2020, the Agency Board took action to fund the full 
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community vision for the Farmers Market, as well as some work on the Park Blocks and 
minimal improvements to other public spaces in the Plan Area.   
 
The Farmers Market project has a cost estimate of $9.8 million which includes construction 
of a covered pavilion and outdoor plaza.  The Park Blocks will receive a free-standing 
public bathroom as well as improvements to the right of way around the northwest Park 
Block.  Lane County will contribute $940,000 to the Farmers Market project.  Additionally, 
the City has applied for $3.2M from the US Economic Development Administration for the 
construction of the Farmers Market Pavilion. City funds will contribute $0.2M to the ROW 
improvements and the City will do additional City-funded work nearby that is not part of 
the Urban Renewal Park Blocks improvements project.  
 
As a result of the public engagement process with Project for Public Space in 2016, staff are 
completing project scoping for Open Space improvements at the Hult Plaza.  Specific 
project details will be defined by the Agency Board following the approval process 
identified in Section 600.A of the Plan and the Agency Board budget approval process.  
Based on the July 27, 2020 Agency Board direction, Open Space improvements may receive 
a minimal portion of the remaining estimated tax increment available. 
 
High-Speed Fiber:  The Agency contributed to the Eugene Fiber Implementation Plan for 
those costs associated with the Plan Area.  This project enhanced the economic prosperity 
of downtown and increase telecommunications speed for businesses, residents, and public 
agencies.  A Public Works grant from the US Economic Development Administration, 
private party contributions, and other City contributions are being used to complete the 
project.  Fiber installation began in FY17 and was completed in FY20. Installation of the 
WIX is ongoing and is scheduled to be complete in FY 21. 
  
1059 Willamette:  The mixed-income housing project will have a gap estimated at several 
million dollars. While the project specific cap for this project is $6M, the remaining 
available estimated tax increment not already identified for other Plan projects was less 
than $1.1M.  The Agency Board held a public hearing on September 21, 2020 to allow the 
public to comment on whether the project should move forward, and whether Urban 
Renewal funds should be used on the project. The Agency Board then reviewed the project 
on September 30, 2020 and determined to make $700K in tax increment available in the 
RFP.  A combination of private party or other public agency contributions is anticipated.     
 
Project Delivery Administration:  Actions for this activity include program administration 
(project management, loan administration, support for ongoing investments within the 
Plan Area, public engagement, financial services, debt issuance and administration); legal 
services; reporting (budgets, financials); preparation of market, feasibility, or other 
economic studies; preparation of design, architectural, engineering, landscaping 
architectural, planning, development, or other developmental studies; providing 
accounting or audit services; providing special rehabilitation, restoration, or renovation 
feasibility and cost analysis studies; assisting in preparation of the annual financial reports 
required under Sections 800 and 900 of the Plan; providing property acquisition 
appraisals; and evaluation of the plan and the success of its activities.  Many of the activities 
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are provided through a contract between the City of Eugene and the Agency dated June 15, 
2004.  The Agency may also acquire, rent, or lease office space and office furniture, 
equipment, and facilities necessary to conduct its affairs in the management and 
implementation of this plan.   
 

Projections for district administration assume that once the projects are complete, district 
administration expenses will be reduced to a level that will be sufficient to run the loan 
program, support ongoing investments within the Plan Area, and ensure administration of 
outstanding debt, budget development, annual review of project activities, and financial 
report preparation.  Specifically, the administration projection summarized in the bullet 
points below includes staffing for project delivery, ongoing financial administration, and 
the loan program.  Additional items in the projection include legal and consulting fees 
necessary to protect the City/Agency and complete the Projects, debt issuance cost needed 
for the Projects, and property management. 
 

• Project delivery: 1.1 FTE; $0.16M average per year FY21 thru FY23 

• Loan program administration: 0.9 FTE; $0.12M average per year thru FY25 

• Legal costs, public engagement, financial administration, overhead & misc.: $0.12M 
average per year thru FY25; higher during project years and a smaller amount for 
maintenance over time 

• Debt Issuance costs: $0.2M when issued; to be determined 
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Table 5. List of Project Activities and Cost Ranges 

Project Activity Estimated Cost 

 
Park Blocks & Open Space Improvements* 

  
$                          2.2M 

Includes a free-standing restroom in the Park Blocks, right-of-
way improvements around the northwest Park Block, and 
potential enhancements to the Hult Center Plaza 

 

  
Farmers Market ** $                          9.3M  
  
High-Speed Fiber $                          3.0M 
    
1059 Willamette Redevelopment *** $                          0.7M 
  
Project Delivery Administration  

Project delivery 
Loan program  
Legal, public engagement, financial admin, etc. 
Debt issuance cost 

  
$                 0.16M/yr 
$                 0.12M/yr 
$                 0.12M/yr 
$                          0.2M 
$                          4.2M 

    

Projects Funded from the Spending Limit Added in the 2016 
Amendment **** 

$19.4M 

    
Projects Funded from Private Sources & Other Federal, State 
& Local Government $13.0M  

    
TOTAL Funding for All Projects $32.4M  

* Agency Board direction on 7/27/2020 is for Open Spaceto be a "minimal" amount of the 
estimated remaining tax increment funds for projects. On 9/30/2020, the Agency Board 
decided to make $700k of tax increment available in the 1059W RFP. That leaves $400k of 
remaining tax increment funds that the Agency Board could choose to use on OS, which is the  
amount in Table 5 for Open Space.  

** The Farmers Market project also has an additional $500,000 to add to the total listed in Table 
5 from the 2010 Amendment.  The resulting estimate for the project would be $9.8M. 

***  On 9/30/2020, the Agency Board decided to make $700k UR available in the 1059W RFP. 

**** The Agency Board may ultimately approve spending for an individual project above or 
below the amounts listed in this table; however, the total tax increment spending for all projects 
will not exceed the total maximum indebtedness allowed by the Plan. 

 
Decisions on funding priorities for Projects will be made by the Agency Board with 
community member participation identified in Section 900 of the Plan, followed by the 
Agency’s annual budget process and at regular Agency Board meetings, all of which are 
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open to the public.  Construction of the Plan projects are expected to be completed by FY25.  
Debt issued to fund the projects is estimated to be paid off by FY25, depending on future 
tax increment revenue levels.   
 
The Agency shall convene the Expenditure Review Panel at least once each year to (1) 
prepare a report on the activities of the Agency for the previous fiscal year, and (2) 
determine whether the Agency’s expenditure of tax increment dollars was limited to the 
Projects and the associated administrative costs authorized by the Plan.     

 

Chapter 7: Estimated Amount of Money and Anticipated 
Year in Which Indebtedness will be Retired or Otherwise 
Provided For Under ORS 457.420 to 457.460 
 
The contribution from the Agency for Projects is estimated at about $23M, including 
interest, premium, and other costs.  The Projects will be funded with a combination of 
urban renewal tax increment financing under ORS Chapter 457 and other sources.  The 
Agency may apply for federal, state, and local grants in order to complete the projects.  In 
addition, the public facilities included within the Plan may also be funded in part with other 
public funds, such as systems development charges and general obligation bonds, among 
other sources. 
 
Oregon Revised Statutes require that each urban renewal district that receives property 
taxes include a “maximum indebtedness” limit in their urban renewal plan.  “Maximum 
indebtedness” is a required spending cap for all property tax expenditures over a period of 
time.  “Maximum indebtedness” is not a legal debt limit.  It is more like a spending limit.     
 
A maximum indebtedness figure does not authorize or obligate the Agency to spend 
money or enter into debt.  Within the maximum indebtedness limitation, the Agency 
Board has the ability to fund projects over time, either with cash or by issuing debt.   
 
Certain expenditures are included in the maximum indebtedness calculation and certain 
expenditures are excluded.  For instance, cash payments for projects and administrative 
expenses are included in the calculation, but expenditures made from sources other than 
tax increment revenues are not included in the spending limit, such as Downtown Loans 
program funds.  In addition, interest on debt is not included in maximum indebtedness, nor 
is the refinancing of existing indebtedness.  
 
The City Council amended the Plan in 1998 to include a maximum indebtedness limit of 
$33 million.  The $33 million figure represented the amount that the Agency was allowed to 
cumulatively spend in tax increment revenues starting in 1998.  That figure was based on 
the estimated cost of building a new main library, plus continuation of the administrative 
costs in the district, preparing annual financial statements, disposing of the former Sears 
building on 10th Avenue and Charnelton Street (which is now the site of the LCC Downtown 
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Campus), overseeing completion of the Broadway Place and Overpark elevator projects, 
and administering the loan portfolio.  It included an annual inflation factor of 5% on project 
costs and excluded existing debt.   
 
In 2010, the maximum indebtedness limit of $33 million was almost fully spent or 
committed, with the bulk having been spent on building the downtown library.  City 
Council amended the Plan in order to complete three projects:  LCC downtown campus; 
Farmers Market improvements, and assuming the Broadway Place Garages debt.  
Maximum indebtedness was increased by $13.6 million, which resulted in a revised 
maximum indebtedness figure of $46.6 million for the cumulative spending in the Plan 
Area from 1998 to the end of the Plan.  This revised maximum indebtedness amount was 
the estimated amount needed to accomplish the three additional projects and to provide 
for district administration.   
 
In 2016, the maximum indebtedness was almost fully spent or committed on the three 
projects included in the 2010 Amendment.  City Council amended the plan in order to 
accomplish four additional projects: Park Blocks and open space improvements, year-
round Farmers Market, high-speed fiber, and 1059 Willamette redevelopment.  Maximum 
indebtedness was increased by $19.4 million, which resulted in a revised maximum 
indebtedness figure of $66.0 million for the cumulative spending in the Plan Area from 
1998 to the end of the Plan. 
 
The 2020 Amendment removes the project specific spending cap on the amount of tax 
increment funds for the Farmers Market project, but does not increase the overall amount 
of maximum indebtedness, as shown in Table 6 below: 

Table 6. Maximum Indebtedness Calculation 

  
Project Estimated Cost 

2016 Plan Amendment  
Park Blocks & Open Space Improvements 
Farmers Market 

$2.2M 
$9.3M 

High-Speed Fiber $3.0M 
1059 Willamette Redevelopment $0.7M 
Project Delivery Administration (thru FY25) $4.2M 

Total Maximum Indebtedness Increased in 2016 $19.4M 
  
1998 Plan Amendment $33.0M  
2010 Plan Amendment $13.6M  
2016 Plan Amendment $19.4M 
2020 Plan Amendment $0.0M 

Total Maximum Indebtedness $66.0M 

Table 7 in Exhibit E includes information about future revenues and expenditures in the 
Plan Area.  The timing and amounts for individual project activities will be determined by 
the Agency Board with community member participation identified in Section 900 of the 
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Plan and each year during the annual budget process.  Completion dates for individual 
activities may be affected by changes in the plans of other private or public partners, local 
economic and market conditions, changes in the availability of tax increment funds, and 
changes in priorities for carrying out project activities.   
 
Current projections show that the tax increment revenues should be sufficient to pay for 
the projects and associated debt by FY25.  The Downtown District will cease collecting tax 
increment funds once there are sufficient tax increment funds available to repay all debt 
issued or obligations created to fund the Projects. 
 

Chapter 8: Financial Analysis of the Plan with Sufficient 
Information to Determine Feasibility 
 
The financial analysis of the plan shown in Table 7 in Exhibit E includes the anticipated tax 
increment revenues over the projected remaining life of the Plan.  The analysis shows that 
the anticipated tax increment revenues are based on reasonable projections of new 
development and appreciation in existing property values.  The projection of tax increment 
revenues is based on the following assumptions: 
 
▪ Property assessed values will increase by 3% per year, which includes increases on 

existing property as well as a small amount of new investment in existing downtown 
area properties. 
 

▪ No significant, new taxable development is anticipated during the next several years.   
 

▪ Tax rates applicable to the Downtown District are projected to go down over time, due 
to the Oregon statute that says that certain urban renewal plans may only collect tax 
increment on permanent tax rates or bonds and levies approved by voters prior to 
October 6, 2001.  In particular, bonded debt tax rates applicable to the Downtown 
District will be reduced as bonds approved by voters prior to October 6, 2001 are 
retired. 
 

The projections result in urban renewal tax revenues between FY17 and FY25 of 
approximately $23 million.  Together with other revenues and existing fund balances, these 
revenues will support the $19.4 million of maximum indebtedness plus the interest on the 
debt to fund the Projects.  In addition to the redevelopment projects, the revenues will be 
sufficient to pay for other obligations, such as project delivery and administrative activities, 
including an allocation of overhead costs.  Those costs are projected to increase over time 
due to inflation and higher retirement costs at a rate of about 5% per year.  
 
The Agency will also carry a balance equal to two months of operating costs each year, per 
City of Eugene financial policy and a debt service reserve account, if required by lenders.  
 
 



 

Report on the Proposed 2020 Amendment  19 

Chapter 9:   Fiscal Impact Statement that Estimates the 
Impact of the Tax Increment Financing, Both Until and After the 
Indebtedness is Repaid, Upon All Entities Levying Taxes Upon 
Property in the Plan Area 
 
Taxing bodies that overlap with the Plan Area are affected by the use of tax increment 
funds to implement the Plan.  When a district is first created, the assessed value within the 
Plan Area is established as the “frozen base.”  This is a way of keeping the overlapping 
taxing districts “whole” as of the date the urban renewal district is created.  Property taxes 
from the overlapping jurisdictions (schools, general governments, bonds) are then divided 
among the jurisdictions that continue to receive taxes on the frozen base.  In theory, if 
urban renewal efforts are successful, the value of the district will grow above the base.  
That increase is called the “incremental value” or “excess value.”  The Agency receives taxes 
on the incremental value.  This has an impact on the amount of revenue that the 
overlapping jurisdictions receive, versus what they would have received if there were no 
urban renewal districts in effect. 

Impact on Tax Bills:  In addition to the impact on the overlapping taxing jurisdictions, urban 
renewal also makes individual tax bills look different.  Urban renewal districts do not 
impose new taxes; rather, they redistribute taxes from overlapping taxing districts to the 
urban renewal districts.  There are two basic steps to understand how an individual’s tax 
bill is affected by tax increment financing in Oregon.  The first step determines the amount 
of property taxes that the urban renewal agency should receive, and the second step 
determines how the taxes are accounted for on property tax statements.   

The first step in determining how tax increment financing affects an individual’s tax bill 
consists of applying the tax rates of the taxing districts (such as the city, county, and school 
districts) to the incremental value of the urban renewal district.  That product is the 
amount of taxes that the urban renewal agency should receive.  The second step 
determines how to divide or split the tax rates of the taxing districts so that when those 
“divided rates” are applied to all tax bills in the city, the urban renewal agency receives its 
share, and the taxing districts receive the remainder.  As of October 2019, there were eight 
urban renewal districts in Lane County, and the calculation is done for each of these 
districts.   

The Lane County Assessor determines how the tax rates for the schools, city, and county 
should get divided between the taxing districts and the urban renewal districts.  As an 
example, the City’s permanent tax rate is $7.0058 per $1,000 of assessed value.  For the 
FY20 tax year, the Lane County Assessor divided that tax rate into three pieces:  $6.8569 
goes to the City of Eugene, $0.0793 goes to the Downtown Urban Renewal District, and 
$0.0696 goes to the Riverfront Urban Renewal District.  This calculation is done for each 
tax rate on the tax bill. 
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With the information from the Lane County Assessor about the division of tax rates, an 
analysis can determine how an individual tax bill is affected by urban renewal division of 
tax.  For the typical Eugene home that the Lane County Assessor calculated for FY20, this 
taxpayer would pay the same amount of total taxes before or after urban renewal division 
of taxes.  The only difference is that some of the tax revenues go to the urban renewal 
districts, instead of to the overlapping taxing districts.  Table 8 in Exhibit F sets out this 
calculation for the typical taxpayer in Eugene.  As can be seen, the before and after urban 
renewal views of this taxpayer’s bill are exactly the same.   

Impact on Tax Rates:  Urban renewal nominally affects voter-approved local option levies 
and bonds because the affected taxing district has less property value to levy taxes against, 
resulting in slightly higher tax rates.  Based on the FY20 tax rates, the estimated impact of 
this slight tax rate increase from the Downtown District is about $0.04 per year for the 
typical Eugene taxpayer, which represents less than 0.001% of the total tax bill of $4,237 in 
FY20.   
 
The Downtown District is a “reduced rate plan” as defined in ORS Chapter 457, which 
means that the property taxes that may be used to fund urban renewal activities are limited 
to the permanent tax rates and any bonds or local option levies that were approved by 
voters prior to October 2001.  The projected tax rate used to generate urban renewal 
revenues for the district will be reduced over time as bonds approved by voters before 
October 2001 are paid off.   
 
Impact on Overlapping Taxing District Revenues:  During the period the urban renewal plan 
is active, a share of property taxes associated with the “excess value” or “incremental 
value” are collected by the Urban Renewal district rather than the overlapping taxing 
jurisdictions.  The incentive for the overlapping districts to support urban renewal include 
the likelihood that the urban renewal projects will produce higher property tax revenues in 
the long-run as well as potential direct and indirect benefit from the urban renewal funded 
projects.   
 
The estimated amount of urban renewal taxes to be divided over the remaining term of the 
Plan (net of discounts, delinquents, etc.) is shown in Table 9 in Exhibit G.  Only the 
permanent tax rates of the overlapping jurisdictions are considered in this analysis because 
there are no local option levies that impact the Downtown District, and bonded debt tax 
rates will be reduced from year to year until the existing bonds are paid off.   
 
As can be seen in Table 9 in Exhibit G, in FY21, it is estimated that the City of Eugene 
foregoes about $1.3 million of revenue annually because of the Downtown District division 
of tax calculation.  In FY26 after tax increment financing is terminated, the City of Eugene is 
estimated to receive $1.5 million of additional tax revenue per year.  Lane County is 
estimated to forego $230,000 of revenue in FY21, and to benefit by $270,000 of additional 
tax revenue per year after division of tax is terminated in FY26.   
 
The impact on school districts from the termination of the urban renewal district is more 
complicated.  Table 9 shows the foregone taxes, excluding any impacts from tax rate 
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D. Requirement 
A description of new residential units which are likely to be constructed within the Plan 
Area. 
 

Response 
Some new residential units are expected to be constructed within the Plan Area. 1059 
Willamette was purchased by the City in April 2020 and is expected to be redeveloped 
into moderate-income housing with 51% of the units dedicated for residents making 
80% of the area median income or below and 49% of the units at market rate. The exact 
number of units has not been determined.   
 

Chapter 11: Appendix 
 

Exhibit A: Plan Area Map  

Exhibit B: Zoning District Map  

Exhibit C:  Census Boundaries Map  

Exhibit D:  Land Use Map  

Exhibit E: Table 7 – Projected Revenues and Expenditures for the Plan Area  

Exhibit F:  Table 8 – Impact of Urban Renewal on an Individual Tax Bill  

Exhibit G:  Table 9 – Division of Tax Impact of the Plan on Overlapping Taxing 
Jurisdictions, FY17 – FY25  

Exhibit H:  Table 10 – Estimated Impact of Downtown District Tax Increment 
Collections on Overlapping Jurisdictions, FY20 Tax Data (Including the 
impact of school funding formula and Measure 5/50 tax rate 
compression)  
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Report Exhibit A – Plan Area Map  
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